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the Commercial Zoning Districts and Open Space & Agricultural Zoning District, to
amend provisions related to temporary antenna trailers and outdoor animal care, and
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RECOMMENDATION

Planning staff recommends that the Planning Commission recommend to the City Council the
approval of the ordinance changes outlined in this memorandum to amend Title 20 of the San
Josd Municipal Code (the Zoning Ordinance) as follows:

1. Amending Chapter 20.10 (Zoning Districts Established) to add the PQP Public/Quasi-Public
Zoning District to Table 20-10;

2. Amending Chapter 20.20 (Open Space & Agricultural Zoning Districts) to change the
requirement from a Conditional to a Special Use Permit for exceedance of decibel levels in
Table 20-45;

3. Amending Chapter 20.40 (Commercial Zoning Districts) to add land uses applicable to
Urban Villages to the purposes of the CP Commercial Pedestrian Zoning District, to establish
the PQP Public/Quasi-Public Zoning District and enumerate allowed uses, and to add
enumerated uses applicable to the Commercial Zoning Districts including:

a. Adding Permit Requirements for Conditional Uses requiring City Council approval as the
initial decision-making body,

b. Adding Aquaculture/Aquaponics as a Special Use,

c. Adding "auction" and "stadiums" as Conditional Uses,
d. Adding Neighborhood Agriculture and "fuel cells" as Permitted Uses,

e. Adding Plant Nursery as a Permitted Use in the CO Commercial Office and PQP
Public/Quasi-Public Zoning Districts;

f. Allowing animal grooming and animal boarding as Permitted Uses incidental to
Neighborhood Agriculture in the CO Commercial Office and in the PQP Public/Quasi-
Public Zoning Districts.
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g. Changing Bail Bond Establishment from a Permitted Use to a Special Use in the CP 
Commercial Pedestrian Zoning District where located within an Urban Village;  

h. Adding construction/corporation yard and Utility Facilities including corporation yards as 
Conditional Uses in the PQP Public/Quasi-Public Zoning District;  

i. Adding Common Carrier as a Conditional Use and Common Carrier Depot as a Special 
Use in the PQP Public/Quasi-Public Zoning District;  

j. Changing Mixed Use residential/commercial from a Conditional Use to a Special Use in 
the CP Commercial Pedestrian Zoning District where located within an Urban Village; 

k. Changing Payday Lending Establishment from a Restricted Use to a Prohibited Use in 
the CP Commercial Pedestrian Zoning District where located within an Urban Village;  

l. Changing accessory installation, sale or lease of commercial vehicles, and tires, batteries, 
oil change and smog check servicing from Prohibited Uses to Conditional Uses in the CP 
Commercial Pedestrian Zoning District,  

m. Changing sale of vehicle parts from a Conditional Use to a Special Use in the CP 
Commercial Pedestrian Zoning District,  

n. Amending Section 20.40.120 to allow outdoor animal care as an incidental use to 
Neighborhood Agriculture; 

4. Amending Section 20.40.200 (Development Standards) to establish development standards 
for the PQP Public/Quasi-Public Zoning District and to modify development standards in the 
CP Commercial Pedestrian Zoning District where located within an Urban Village; 

5. Amending Section 20.40.250 (Front Setback – Exception, Streets with Residence Districts) 
to exempt Lots in the CP Commercial Pedestrian Zoning District and PQP Public/Quasi-
Public Zoning District from the provisions of this Section, amending Section 20.40.400 
(Setback Regulations) to clarify that allowances for minor projections into Setback areas of 
up to twenty (20) percent of Building length apply independently and not cumulatively to 
Subsections B and D of this Section and to add provisions for Short-term Bicycle Parking 
Facilities in Setback Areas;  

6. Amending Section 20.40.600 (Performance Standards) to change the requirement from a 
Conditional to a Special Use Permit for exceedance of decibel levels in Table 20-135 and to 
add performance standards for the PQP Public/Quasi-Public Zoning District, 

7. Amending Section 20.40.520 (Outdoor Uses Within 150 Feet of Residentially Zoned 
Property) to add a provision for exempting Neighborhood Agriculture from the requirements 
of this Section; 

8. Amending Chapter 20.80 Specific Use Regulations, Part 18 Temporary Trailers to allow 
temporary antennae while permitted alterations of existing Wireless Communication 
Antennae are being constructed, to change the requirement from a Conditional Use Permit to 
a Special Use Permit when Administrative Permit requirements cannot be met, and to 
lengthen the allowable duration of the Temporary Antenna Trailer operation; 
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9. Amending Section 20.100.220 of Chapter 20.100 to add provisions for Director of Planning 

as the Initial Decision Making Body and Council as the Appeal Decision Making Body for 
Special Use Permits for school, church/religious assembly, and privately-operated museum, 
library, park, playground and community center uses in the PQP Public/Quasi-Public Zoning 
District; 

10. Amending Chapter 20.120 to amend Section 20.120.110 to add the PQP Public/Quasi-Public 
Zoning District to Table 20-170 and identify the PQP Zoning District as the conforming 
zoning district for the Public/Quasi-Public land use designation in the General Plan;  

11. Amending Chapter 20.200 Definitions, to add definitions for “Fuel Cell” and “Signature 
Project” and to amend definitions of “Business Support,” “Co-generation Facility,” 
“Downtown Core Area,” and “Solar Photovoltaic Power System”; and 

12. Make other technical, non-substantive, or formatting changes within those sections of  
Title 20. 

 
 
OUTCOME 
 
The primary purpose of the proposed amendments is to implement the Economic Development, 
Urban Village, Public/Quasi-Public, Urban Agriculture, and Zoning Goals and Policies set forth 
within the Envision San José 2040 General Plan (General Plan) and to make other technical, 
nonsubstantive, or formatting changes within those sections of the Zoning Ordinance. 
 
The proposed amendments to the Zoning Ordinance listed above are intended to facilitate 
development in: 

 Areas of the City that have a land use designation of Public/Quasi-Public in the Envision San 
José 2040 General Plan by creating a conforming zoning district;  

 Urban Villages by amending the CP Commercial Pedestrian Zoning District to include more 
land uses that may be appropriate in areas with an approved Urban Village plan; and 

 Conventional Commercial Zoning Districts by adding new enumerated land uses. 
 
The amendments would also facilitate agricultural uses in conventional Commercial Zoning 
Districts by adding Aquaculture/Aquaponics as a Special Use and allowing Neighborhood 
Agriculture as a Permitted Use. 
 
Approval of the proposed amendments to the Zoning Ordinance would potentially allow more 
flexibility of uses through streamlined permitting processes on Sites1 in conventional Zoning 
Districts including: 

1. With a Conditional Use Permit in the newly created PQP Public/Quasi-Public Zoning District 
and Commercial Zoning Districts − stadiums and auctions;  

                                                           
1  Capitalized zoning terms are defined in the Zoning Ordinance. 
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2. With a Special Use Permit in the PQP Public/Quasi-Public Zoning District and Commercial 

Zoning Districts − exceedance of the standards for peak-level noise events (currently allowed 
with a Conditional Use Permit), and Aquaculture/Aquaponics;  

3. As a Permitted Use in the PQP Public/Quasi-Public Zoning District and Commercial Zoning 
Districts − Neighborhood Agriculture and “fuel cells”;  

4. With a Conditional Use Permit in the PQP Public/Quasi-Public Zoning District − 
construction/corporation yards and Common Carrier; and  

5. With an Administrative Permit for commercial, industrial or manufacturing businesses − 
temporary antennae while permitted alterations of existing Wireless Communication 
Antennae are being constructed, or with a Special Use Permit when Administrative Permit 
requirements cannot be met, and to lengthen the allowable duration of the Temporary 
Antenna Trailer operation. 

 
 
BACKGROUND  
 
The City Council ordinance work plan provides for quarterly amendments of the Municipal Code 
to better align the Zoning Ordinance with General Plan Goals, Policies, and Action Items. 
Between January 2012 and October 2013, the City Council approved Zoning Ordinance 
amendments to promote economic development, permit streamlining, and increased access to 
healthful food. These changes added more flexibility for employment uses in Industrial Zoning 
Districts and reduced or eliminated Planning permit requirements for small-scale agriculture as a 
Home Occupation, Certified Farmers’ Markets, and mobile vending. The changes proposed 
currently would supplement these previous amendments. 
 
 
ANALYSIS AND GENERAL PLAN CONFORMANCE  
 
The proposed ordinance amendments are intended to provide greater clarity and flexibility for 
public/quasi-public, urban agriculture, and commercial uses in conventional zoning districts, 
thereby implementing several General Plan Major Strategies with supporting Goals and Policies 
to promote economic development, Urban Villages, Public/Quasi-Public land uses, and public 
health by: 

 Creating community gathering spaces;  

 Providing retail and services near residential areas; and  

 Developing a sustainable food system with locations for locally grown produce. 
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The following analysis considers how the proposed amendments will achieve these key 
objectives consistent with relevant General Plan Major Strategies, Goals, Policies, and Actions.  

 Create a new PQP Public/Quasi-Public Zoning District that would support publicly 
serving land uses. 

The proposed PQP Public/Quasi-Public Zoning District is intended for publicly serving uses 
on Sites that are designated Public/Quasi-Public on the General Plan Land 
Use/Transportation Diagram. The land uses within this zoning district can include schools, 
colleges, research institutions, corporation yards, homeless shelters, libraries, fire stations, 
water treatment facilities, convention centers with integrated hotels and restaurants, 
auditoriums, museums, governmental offices, airports, and other similar publicly oriented 
institutional land uses with associated commercial uses. This zoning district may also 
accommodate private schools, daycare centers, hospitals, public utilities, and the facilities of 
any organization involved in the provision of public services such as gas, water, electricity, 
and telecommunications facilities that are consistent in character with established public land 
uses. Private community gathering facilities, including those used for religious assembly or 
other comparable assembly activity, may also be considered. The appropriate intensity of 
development can vary considerably depending on potential impacts on surrounding uses and 
the particular public/quasi-public use developed on a Site. For these reasons, the minimum 
Front, Rear, and Side Setbacks of ten (10) feet that would be provided in the Zoning 
Ordinance for this zoning district could be reduced through approval of a Development 
Permit as appropriate and needed for a specific project. Maximum Building Height in this 
zoning district would be sixty-five (65) feet unless a different maximum Height is established 
in Chapter 20.85 of the Zoning Ordinance. 

As a conforming zoning district to the Public/Quasi-Public land use designation in the 
General Plan, the PQP Public/Quasi-Public Zoning District could streamline development of 
publicly operated and publicly serving land uses on Sites that would otherwise require a 
Planned Development Zoning District and a Planned Development Permit. The proposed 
zoning district could also accommodate privately owned and operated activities that are 
institutional in nature, such as: hospitals, museums, and schools; churches and other religious 
institutions; other non-profit activities of an educational, youth, welfare, or philanthropic 
nature that cannot be considered a residential, commercial, or industrial activity; and public 
utilities and the facilities of any organization involved in the provision of public services 
such as gas, water, electricity, and telecommunications. The creation of this conforming 
zoning district could be the first step in a program for the Planning Director to initiate 
rezoning of Sites that are designated Public-Quasi/Public in the General Plan that are 
currently within other zoning districts. 

The proposed new PQP Public/Quasi-Public Zoning District conforms to the following 
General Plan land use designation and Policy: 

o Public/Quasi-Public land use designation ─ Density: FAR N/A.  This category is used to 
designate public land uses, including schools, colleges, corporation yards, homeless 
shelters, libraries, fire stations, water treatment facilities, convention centers and 
auditoriums, museums, governmental offices and airports. Joint development projects 
which include public and private participation ─ such as a jointly administered pub-
lic/private research institute or an integrated convention center/hotel/restaurant complex 
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─ are allowed. This category is also used to designate lands used by some private entities, 
including private schools, daycare centers, hospitals, public utilities, and the facilities of 
any organization involved in the provision of public services such as gas, water, electric-
ity, and telecommunications facilities that are consistent in character with established 
public land uses. Private community gathering facilities, including those used for 
religious assembly or other comparable assembly activity, are also appropriate on lands 
with this designation. 

The proposed PQP Public/Quasi-Public Zoning District would facilitate development of land 
uses that conform to the Public/Quasi-Public land use designation in the General Plan and 
would allow reduced setbacks for development where justified through findings made in the 
approval of a Development Permit. For these reasons the PQP Public/Quasi-Public Zoning 
District, as proposed, would conform to the General Plan land use designation of 
Public/Quasi-Public. 

o General Land Use Policy LU-1.8.  Preserve existing Public/Quasi-Public lands to 
maintain an inventory of sites suitable for Private Community Gathering Facilities, 
particularly within Residential Neighborhoods, Urban Villages and commercial areas, 
and to reduce the potential conversion of employment lands to non-employment use. 

Establishing a PQP Public/Quasi-Public Zoning District that conforms to the General Plan 
Public/Quasi-Public land use designation would help maintain Public/Quasi-Public lands by 
providing an option to rezone such lands from existing zoning districts that may allow some land 
uses that do not conform to the Public/Quasi-Public land use designation. Therefore, the 
proposed changes to the Zoning Ordinance implement General Land Use Policy LU-1.8 in the 
General Plan. 

 Add construction/corporation yard (associated with Public, Quasi-Public or Assembly Use 
or Transportation or Utility Use), Utility Facilities (including corporation yards), and 
Common Carrier as Conditional Uses; and add Common Carrier Depot as a Special Use 
in the PQP Public/Quasi-Public Zoning District.  

As the General Plan identifies, the above-mentioned land uses are supported in the 
Public/Quasi-Public land use designation. Because these land uses are industrial in character 
and intensity, staff proposes to allow them as Conditional or Special Uses in the PQP 
Public/Quasi-Public Zoning District as specified above. These land uses would still be 
prohibited in the CO Commercial Office, CP Commercial Pedestrian, CN Commercial 
Neighborhood, and CG Commercial General Zoning Districts. 

 Add Aquaculture/Aquaponics, auction, Fuel Cells, Neighborhood Agriculture, Plant 
Nursery, and stadiums, as enumerated uses in the Commercial Zoning Districts. Allow 
animal grooming and animal boarding as a Permitted Use incidental to Neighborhood 
Agriculture in the CO Commercial Office and PQP Public/Quasi-Public Zoning Districts. 

Auction is an enumerated use in the Downtown Commercial and Industrial Zoning Districts. 
Aquaculture/Aquaponics, Neighborhood Agriculture, Plant Nursery, and stadiums were 
added as enumerated uses in the Industrial Zoning Districts in October 2013. Staff is 
proposing to also allow these uses in the Commercial Zoning Districts, and allow outdoor 
animal care incidental to Neighborhood Agriculture in all the zoning districts where 
Neighborhood Agriculture is a Permitted Use, to support economic development and 



PLANNING COMMISSION 
November 8, 2013 
Subject: Title 20 Amendments for Agricultural, Commercial, and Public/Quasi-Public Land Uses  
Page 7 
 

community gathering spaces, and to expand access to healthful food in San José.  

Currently, the Zoning Ordinance allows Neighborhood Agriculture as a Permitted Use in 
conventional Industrial Zoning Districts and in Residential Zoning Districts in compliance 
with Part 9 of Chapter 20.80. The proposed amendments would add Neighborhood 
Agriculture as a Permitted Use and Aquaculture/Aquaponics as a Special Use in existing 
conventional Commercial Zoning Districts and in the proposed PQP Public/Quasi-Public 
Zoning District.  Aquaculture/Aquaponics may potentially require new connections to water 
and sewer systems depending on the scale and elements of their operations. For these 
reasons, staff is proposing that such uses be considered on a discretionary basis through 
Special Use Permit applications so that there can be an analysis of whether the specific 
aspects of their designs and operations management plans are appropriate on specific Sites. 

The proposed provisions for Neighborhood Agriculture and Aquaculture/Aquaponics are 
consistent with Major Strategy #11 − Design for a Healthful Community, and the following 
Goal, Policies, and Actions that encourage access to healthful food, particularly fresh produce, 
and urban agriculture, to increase the supply of locally grown food:  

 Urban Agriculture Goal LU-12 − Expand the cultivation and sale of locally grown 
agriculture as an environmentally sustainable means of food production and as a source of 
healthy food for San José residents. 

 Urban Agriculture Policy LU-12.1 − Maintain and facilitate the development of new and 
expanded community gardens and farmers’ markets throughout San José, and prioritize the 
provision of these gardens in low income, nutritionally-deficient neighborhoods. 

 Urban Agriculture Policy LU-12.2 − Support urban agriculture opportunities such as back-
yard, roof-top, indoor, and other gardens that produce ecologically sound food for personal 
consumption and encourage developers to incorporate gardens that produce ecologically 
sound food for residents and workers. 

 Urban Agriculture Policy LU-12.8 − Support the efforts of non-profit organizations and the 
County to integrate and/or maintain sustainable small scale agriculture within existing and 
planned parks and open spaces including the planned Martial Cottle County Park, Guadalupe 
Gardens, and other publicly or privately owned properties where appropriate. 

 Urban Agriculture Action LU-12.9 − Develop a City Council Policy to address ways San 
José will support Urban Agriculture. This policy should include strategies to increase access 
to healthful foods, particularly in low income or nutritionally-deficient areas; increase the 
sale and availability of locally or regionally grown foods; increase urban food production; 
and clearly identify the appropriate City processes for dealing with agriculture issues.  

 Urban Agriculture Action LU-12.10 − Work with the County Health Department, school 
districts and non-profit health organizations, particularly at schools, community centers and 
libraries, on efforts to educate the community on the nutritional, economic, and 
environmental benefits of consuming locally grown and ecologically sound foods. 

 Urban Agriculture Action LU-12.11 − Revise the Zoning Ordinance to allow community 
gardens and incidental gardening as permitted uses in appropriate zoning districts. 
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By creating more opportunities for urban agricultural uses in the City in conventional zoning 
districts, the proposed amendments directly implement the General Plan Goal, Policies, and 
Actions for these uses. 
 
Facilitating Private Community Gathering Facilities 

To increase sales tax revenue to the City’s General Fund, as well as to respond to new 
entertainment and recreation trends, the proposed amendments would add “stadiums” as an 
enumerated Conditional Use in the CP, CN, and CG Commercial Zoning Districts and the 
proposed PQP Public/Quasi-Public Zoning District. These uses are often operated with 
associated retail operations such as food and souvenir concessions that result in taxable sales. An 
assessment of a specific Conditional Use Permit application for such a use on a specific Site 
would consider how well the proposed use conforms to the General Plan Goals and Policies that 
relate to compatibility with surrounding land uses. 
 
As stated in the General Plan, Private Community Gathering Facilities serve a critical role in 
establishing a sense of community, building civic identity and fostering the development of arts 
and culture. The General Plan supports the development of Private Community Gathering 
Facilities within a wide variety of land use designations in San José including commercial areas, 
Downtown, and Urban Villages close to the populations they serve. The proposed amendments 
are consistent with the Goal and Policies in the General Plan for Private Community Gathering 
Facilities including: 

 Private Community Gathering Facilities Goal VN-5 − Encourage providing for the 
development of Private Community Gathering Facilities at locations within or near 
residential, commercial, or mixed residential-commercial neighborhoods throughout the City 
to accommodate the social and cultural activities of the San José community. 

 Private Community Gathering Facilities Policy VN-5.1 − Promote Private Community 
Gathering Facilities within Urban Villages and other areas near residents to serve 
neighborhoods and to contribute toward the development of vibrant, walkable places.  

 Private Community Gathering Facilities Policy VN-5.2 − Encourage the location of Private 
Community Gathering Facilities on Regional Commercial or Neighborhood Commercial 
properties. Allow Private Community Gathering Facilities on Combined 
Industrial/Commercial Sites where it can be demonstrated that potential land use 
incompatibilities can be fully addressed.  

 Private Community Gathering Facilities Policy VN-5.5 − Consider Private Community 
Gathering Facilities through a discretionary review process to carefully evaluate land use 
compatibility, multi-use spaces, and conditions of approval. 

 
By creating more opportunities for locating Private Community Gathering Facility uses in the 
City in conventional zoning districts in a manner that is compatible with surrounding land uses, 
the proposed amendments directly implement the General Plan Goal and Policies for these uses. 
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Renewable Energy Use 

To help implement the Energy Conservation and Renewable Energy Use Goals and Policies in 
the General Plan, staff is proposing to create a new land use category of “Fuel Cell,” that would 
be a Permitted Use in the Commercial Zoning Districts. 

 Change accessory installation, sale or lease of commercial vehicles, and tires, batteries, oil 
change and smog check servicing to Conditional Uses; sale of vehicle parts, Bail Bond 
Establishment, and Mixed Use residential/commercial to Special Uses, and Payday 
Lending Establishment to a Prohibited Use, in the CP Commercial Pedestrian Zoning 
District where located within an Urban Village. 

The General Plan includes land use policies to shape the transformation of strategically 
identified and historically underutilized Growth Areas into higher-density, mixed-use, urban 
districts or “Urban Villages” to accommodate employment and housing growth and reduce 
the environmental impacts of that growth by promoting transit use and walkability. Based on 
public input from community meetings and charrettes for Urban Village Plans, staff proposes 
to amend the list of enumerated uses in the CP Commercial Pedestrian Zoning District to 
respond to the needs of Urban Villages. These modifications would facilitate some non-
intensive vehicle related commercial uses at a neighborhood scale and could make approval 
of Mixed Use residential/commercial development less time-consuming. The changes would 
also preclude uses that are not considered appropriate in a higher-intensity Mixed Use 
neighborhood setting of an Urban Village. The proposed amendments are consistent with 
Major Strategy #5 – Urban Villages, and Policies in the General Plan for Urban Villages 
including: 

a. Urban Villages Design Policy CD-7.6 − Encourage a full range of uses in each Urban 
Village Plan to address daily needs of residents, businesses, and visitors in the area 
including retail, parks, school, libraries, day care, entertainment, plazas, public gathering 
space, Private Community Gathering Facilities, and other neighborhood-serving uses as 
part of the Urban Village planning process.  

 Modify Development Standards for Sites in the CP Commercial Pedestrian Zoning District 
that are also within areas with approved Urban Village Plans. 

As an alternative to the existing development standards applicable to the CP Commercial 
Pedestrian Zoning District, the proposed amendments would include provisions to use the 
development standards that are included in approved Urban Village Plans. This amendment 
would allow for better consistency between requirements in the Zoning Ordinance and in 
Urban Village Plans. 

 Establish development standards for the PQP Public/Quasi-Public Zoning District. 

The proposed amendments would establish minimum Front, Rear, and Side Setbacks of ten 
(10) feet, and a maximum Building Height of 65 feet or as established in Chapter 20.85 in the 
Zoning Ordinance. The minimum Setbacks could be reduced through approval of a 
Development Permit (i.e., a new Site Development Permit, Conditional Use Permit or 
Special Use Permit) for a Site. These provisions are intended to accommodate the wide 
variety of Public/Quasi-Public uses and intensity of development that could be approved in 
the PQP Public/Quasi-Public Zoning District. 
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 Amend Section 20.100.220 of Chapter 20.100 to add provisions for the Director of 
Planning to serve as the Initial Decision Making Body and Council as the Appeal Decision 
Making Body for Special Use Permits for schools, church/religious assembly, and 
privately-operated museum, library, park, playground and community center uses in the 
PQP Public/Quasi-Public Zoning District. 

To address potentially large-scale or relatively intense assembly uses in the PQP 
Public/Quasi-Public Zoning District that may be incompatible with surrounding land uses, 
the majority of such types of uses are proposed as Conditional Uses, with Planning 
Commission as the Initial Decision Making Body and Council as the Appeal Decision 
Making Body. However, there is a subset of such types of assembly uses that the General 
Plan explicitly encourages to locate on Public/Quasi-Public designated Sites, rather than on 
Sites that are designated for employment uses. To facilitate such establishments in the PQP 
Public/Quasi-Public Zoning District, staff proposes to allow schools, church/religious 
assembly, and privately-operated museum, library, park, playground and community center 
uses with approval of a Special Use Permit, which generally involves a less costly process in 
terms of time and money than a Conditional Use Permit. However, given the limited 
inventory and importance of land available for Public/Quasi-Public Uses, staff proposes that 
if a decision for such a Special Use is appealed, that the Council would be the Appeal 
Decision Making Body for such decisions. 

 Change the requirement from a Conditional to a Special Use Permit for exceedance of 
decibel levels in Open Space, Agricultural, and Commercial Zoning Districts. 

As a streamlining measure for uses in the conventional Open Space, Agricultural, and 
existing Commercial Zoning Districts, and in the proposed PQP Public/Quasi-Public Zoning 
District, the proposed amendments would change the type of permit requirement for 
exceedance of peak-level single event noise standards from a Conditional Use Permit to a 
Special Use Permit. This change is consistent with recently approved changes to the Zoning 
Ordinance for land uses in conventional Industrial Zoning Districts for projects that involve 
uses that would not otherwise trigger a Conditional Use Permit. The proposed changes would 
further establish a more consistent approach to noise regulation throughout the Zoning 
Ordinance and General Plan.  

The single-event noise standard in the Zoning Ordinance is a very conservative performance 
standard, which is not proposed for modification at this time. The noise standard in the 
Zoning Ordinance that is permitted without a Use Permit identifies a peak allowable noise 
level for a single event, which can include any noise generated from the Site for a momentary 
time, such as equipment being tested at peak capacity, or brief shouting.  

The Use Permit application process allows consideration of maximum noise levels averaged 
through a 24-hour period, so that momentary peak noise events don’t skew the average 
maximum noise level. This method of measuring noise conforms to the method used for 
identifying the General Plan standards for maximum recommended noise levels.  
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The change in process from a Conditional to a Special Use Permit application changes the 
initial decision-making body from the Planning Commission with appeal to City Council, to 
the Planning Director with appeal to the Planning Commission. The process for consideration 
of approval is still discretionary requiring compliance with CEQA, with the decision for 
project approval or denial being made through a public hearing. Therefore, this amendment 
on permitting processes would not result in foreseeable environmental impacts. 

 Define “Fuel Cell” and “Signature Project,” and amend definitions of “Business 
Support,” “Co-generation Facility,” “Downtown Core Area,” and “Solar Photovoltaic 
Power System.”  

To facilitate implementation of energy efficient power, “Fuel Cell” is proposed to be added 
as an enumerated Permitted Use in the conventional commercial and proposed PQP-Public 
Quasi-Public zoning districts. The term would be defined as “an advanced energy conversion 
device that combines hydrogen-bearing fuels with airborne oxygen in an electrochemical 
reaction to produce electricity very efficiently and with minimal environmental impact.”  

Because the Zoning Ordinance currently references the term “Signature Project” in notes 
related to uses in Urban Villages, staff proposes to define this term as “a residential mixed-
use project that meets or exceeds the requirements identified in the Envision San José 2040 
General Plan Urban Village Planning Policy IP-5.10.” Additionally, staff is proposing to 
amend the definitions of “Business Support,” “Co-generation Facility,” “Downtown Core 
Area,” and “Solar Photovoltaic Power System,” to clarify their meanings, to improve internal 
consistency of the Zoning Ordinance, and to better align cross-references of Zoning 
Ordinance definitions with the General Plan.  

 For all the proposed changes described above.  

The General Plan’s policies for economic development and the City’s fiscal health 
acknowledge the value of streamlining land use entitlement processes for business-related 
activities while also maintaining adequate land use controls to protect key employment 
activities that could be directly impacted by conversion of employment lands or indirectly 
impacted by the intrusion of incompatible land uses within employment districts. 
The proposed amendments would potentially allow newly enumerated commercial, 
public/quasi-public, or urban agriculture uses on Sites in conventional Commercial or PQP 
Public/Quasi-Public zoning districts that have land use designations in the General Plan that 
mainly support commercial or Public/Quasi-Public uses. The conventional Commercial 
Zoning Districts and newly proposed PQP Public/Quasi-Public Zoning District are intended 
to directly implement the respective land use designations in the General Plan.  

Currently, individual Sites in Commercial Zoning Districts must be re-zoned to Planned 
Development Zoning Districts to allow for some of the newly enumerated uses that are 
proposed in this Ordinance. Adoption of the proposed amendments would potentially allow 
these employment-related uses in existing conventional Commercial Zoning Districts and the 
proposed PQP Public/Quasi-Public Zoning District as Permitted, Conditional, or Special 
Uses, thereby reducing the need for applying for Planned Development Zoning Districts that 
often involve time-consuming and costly land use entitlement processes for businesses, 
which can create barriers to entry. For these reasons, the proposed changes further the 
following Goals, Policies, and Actions by facilitating the development of land uses that 
conform to the General Plan in conventional zoning districts: 
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o City Operations Policy FS-1.5 − Provide speed, consistency, and predictability for land 
use entitlement processes while using these processes to add value and improve the 
quality of development. 

o General Land Use Goal LU-1 − Establish a land use pattern that fosters a more fiscally 
and environmentally sustainable, safe, and livable city. 

o Land Use/Transportation Diagram Policy IP-1.5 − Maintain a Zoning Ordinance and 
Subdivision Ordinance that align with and support the Land Use/Transportation Diagram 
and Envision General Plan goals and policies. Develop new zoning districts that 
enumerate uses and establish development standards, including heights, to achieve vital 
mixed-use complete communities and facilitate their implementation.  

o Land Use/Transportation Diagram Policy IP-1.7 − Use standard zoning districts to 
promote consistent development patterns when implementing new land use entitlements. 
Limit use of the Planned Development Zoning process to unique types of development or 
land uses which can not be implemented through standard zoning districts, or to sites 
with unusual physical characteristics that require special consideration due to those 
constraints. 

o Zoning Policy IP-8.2 − Use the City’s conventional zoning districts, contained in its 
Zoning Ordinance, to implement the Envision General Plan Land Use/Transportation 
Diagram. These districts include a range of allowed land uses, development intensities, 
and standards within major land use categories (residential, commercial and industrial) 
together with zoning districts for other land uses such as mixed-use and open space. The 
various ranges of allowed use and development intensity correspond generally to the  
respective Envision General Plan land use designations, while providing greater detail as 
to the appropriate land uses and form of development. 

o Land Use and Employment Goal IE-1 − Proactively manage land uses to provide and 
enhance economic development and job growth in San José. 

o Land Use and Employment Policy IE-1.3 − As part of the intensification of commercial, 
Village, Industrial Park and Employment Center job Growth Areas, create complete, 
mixed-employment areas that include business support uses, public and private amenities, 
child care, restaurants and retail goods and services that serve employees of these 
businesses and nearby businesses. 

o Business Growth and Retention Goal IE-2 – Promote San José as an employment center. 
Nurture existing and attract new companies of all sizes (large anchor companies, 
emerging growth companies, small businesses) in industries that will drive the job and 
revenue growth for our City and regional economy.  

o Business Growth and Retention Policy IE-2.1 – Maintain City government practices 
attuned to business needs for clear and timely use of incentives, regulations and 
development entitlement processes. 

o Business Growth and Retention Policy IE-2.6 – Promote retail development to the 
maximum extent feasible, consistent with other General Plan goals and policies, in order 
to generate City revenue, create jobs, improve customer convenience, and enhance 
neighborhood livability.  



PLANNING COMMISSION 
November 8, 2013 
Subject: Title 20 Amendments for Agricultural, Commercial, and Public/Quasi-Public Land Uses  
Page 13 
 

o Business Growth and Retention Policy IE-2.7 – Encourage business and property 
development that will provide jobs and generate revenue to support city services and 
infrastructure.  

o Commercial Policy LU-4.4 – Allow limited industrial uses in commercially designated 
areas if such uses are of a scale, design, or intensity that creates less than significant 
negative impacts to surrounding uses. 

o Business Growth and Retention Action IE-2.8 – Evaluate and periodically update the 
City’s policies, regulations, and ordinances to maintain San José’s competitive ability to 
attract and grow businesses, including small businesses and home occupations. 

o General Land Use Action LU-1.9 – Review criteria in the Zoning Ordinance and update 
it as appropriate to reflect Land Use Goals, Policies and implementation Actions in  
this Plan. 

 Making Minor Changes within the Applicable Sections of the Zoning Ordinance 

The proposed ordinance includes minor changes to delete redundant or conflicting provisions 
in the Zoning Ordinance including, but not limited to: amending Section 20.40.250 to exempt 
Lots in the CP Commercial Pedestrian and PQP Public/Quasi-Public zoning districts from the 
provisions of this Section in order to facilitate more pedestrian friendly and compact 
development in these zoning districts; amending Section 20.40.400 to clarify that allowances 
for minor projections into Setback areas of up to twenty (20) percent of Building length 
apply independently and not cumulatively to Subsections B and D of this Section; and adding 
provisions to provide more flexibility for installing Short-term Bicycle Parking Facilities in 
Setback Areas of conventional commercial and PQP Public/Quasi-Public zoning districts.   

 
Conclusion 
 
The proposed amendments support the City’s economic development and urban agriculture goals 
by providing increased clarity and flexibility for the development of compatible commercial and 
urban agriculture uses within the City’s conventional Commercial and proposed PQP 
Public/Quasi-Public Zoning Districts, while also being consistent with goals and policies for 
employment lands as set forth in the General Plan. 
 
 
PUBLIC OUTREACH/INTEREST  
 
Planning staff held a community meeting on July 17, 2013, with approximately 30 members of 
the public including residents, industry representatives, and developers in attendance, followed 
by the PBCE Developers’ Roundtable on August 2, 2013, which provided forums for public 
input on the proposed amendments.  

Public outreach for this proposal complies with the City Council’s Public Outreach Policy and 
the Municipal Code. A public hearing notice including the Planning Commission and City 
Council hearing dates was published in the San José Post-Record and emailed to a list of 
interested groups and individuals. Staff has posted the hearing notice, staff report and draft 
ordinance on the Department’s website and has been available to discuss the proposal with 
interested members of the public. 
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Residents 

Residents were concerned about opportunities for public input for stadium proposals. They were 
supportive of Conditional Use Permit requirements, particularly for stadiums with more than 
2,000 seats to have their Conditional Use Permit applications first considered by Planning 
Commission as an advisory body, and then by Council as the Initial Decision-Making Body. 
 
Several residents expressed support for Neighborhood Agriculture in conventional Commercial 
Zoning Districts (see attached public correspondence). However, there were some residents who 
stated that they did not want beekeeping or chickens near residences, mainly because of noise, 
odors, and safety concerns. Staff responded that the animal uses would be subject to Title 7 
(Animal Care and Control) of the San José Municipal Code, which includes minimum setbacks 
and enclosure requirements.  
 
Developers 

Developers were generally supportive of the proposed amendments. Some representatives of 
public charter schools want a process to allow such schools in conventional commercial zoning 
districts and the PQP Public/Quasi-Public Zoning District as a Permitted Use with development 
standards determined by the Division of the State Architect. Schools are currently Conditional 
Uses in the conventional Commercial Zoning Districts. To balance streamlining with the need 
for discretionary approval of development standards for such schools, staff proposes to allow 
such uses through approval of a Special Use Permit in the proposed PQP Public/Quasi-Public 
Zoning District. Just as in conventional Commercial Zoning districts for Conditional Use Permits 
for such uses, school proposals would be considered by the City Council if the Planning 
Director’s decision on a Special Use Permit is appealed. 
 
Non-Government Organizations 

Representatives from neighborhood organizations, environmental groups, and non-profit 
educational groups attended the July 17th community meeting. Zachary Lewis, representing 
CommUniverCity/Garden To Table, expressed support and provided input for changes to all 
zoning districts to facilitate urban agriculture uses citywide and encouraged the City to allow 
such uses as Permitted on sites that are up to five acres in size, rather than the one-acre 
maximum size currently proposed by staff. Staff responded that: the A-Agricultural Zoning 
District allows agricultural uses on larger Sites; a Plant Nursery is a Permitted Use on a Site of 
any size in conventional Commercial Zoning Districts; indoor animal boarding is a Permitted 
Use on a Site of any size in conventional Commercial Zoning Districts; and the proposed 
Aquaculture/Aquaponics Special Use would not have a limit on Site size. Representatives from 
SPUR expressed support for Neighborhood Agriculture citywide on Sites up to five acres in size 
in conventional Commercial Zoning Districts. 
 
 
COORDINATION 
 
The preparation of the proposed ordinance and this staff report were coordinated with the City 
Attorney’s Office. Additionally, the Santa Clara County Airport Land Use Commission has been 
referred the proposed ordinance for consideration. 
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Pursuant to Section 15168 of the CEQA Guidelines, the City of San Josd has determined that this
activity is within the scope of the Envision San Jos~ 2040 General Plan Program. Accordingly,
the Final Program Environmental Impact Report (PEIR) for the Envision San Jos~ 2040 General
Plan entitled, "Envision San Josd 2040 General Plan," for which findings were adopted by City
Council Resolution No. 76041 on November 1,2011, adequately describes the activity for the
purposes of CEQA. The project does not involve new significant effects beyond those analyzed
in this Final PEIR. Therefore, the City of San Jos~ may take action on the project as being within
the scope of the Final PEIR, File No. PP13-101.

DIRECTOR~N Planning,        and Code Enforcement

For questions, please contact Jenny Nusbanm, Senior Planner at 408-535-7872.

Attachments: Draft Ordinance
Public ColTespondence



San Jose, CA Code of Ordinances

Chapter 20.10
GENERAL PROVISIONS AND ZONING DISTRICTS

20.10.060 Zoning Districts Established.

A. In order to regulate and restrict the location of residences, pr.d~’~~i~ns, businesses, trades,
and industries, to regulate and restrict the location, Height;’;~i~d size of Buildings and
Structures hereafter erected, enlarged or altered, and ~.t,.o:!iregQi~}:~e.,and determine the area,
depth, and width of Yards, Setback areas, and other., o~,n spa~e~.~i~the following classes of
City zoning districts are hereby established as set~{d~th ih Table )0~;I 0:

Table 20~10,.    ~~         ~’ :’~: ’~ ~
City Zonin~ Di~{;~ets ~::::~     <:":: ":~~

Zoning District                        ~ ~i~:,~ :.~: .... Zoning M~ip IAIternative Zoning Map
Symbol "/!i~i., Symbol

"~- :: ~:,;,~¯ ,; ,,~ , ~ :-~:.

OS Open Space District ¸os

A Agricultural District A

Rural Residential Resid~#i~i Distric~    /5 Acres) R-1-RR None

R~1-1 Residence District (1 R-l-B-3
............ ~.

R-1-2 Resider~c.~ DiStfiCt:(~DU/AcPe)i:.:: R-1-2 R-l-B-2

~R-1-5 R~.esi~dence District (5D #re)..... ,:-.. :~ ::, .., "<i-:.:" ~:
-~:,~,~.~:,: !~i:~ ~

R-1-5 R-l-B-8, R-l-B-1

R-1-8 ResidenCe District (8DU/A~) R-1-8 R-l, R-l-B-6

R-2 Residence Distri~t:(~.D.,,U/Lqtii~~ R-2 R-2

R-M Residence District (Mi.u.it~ple Unit/Lot) R-M R-3, R-3-F, R-3-A, R-3-B, R-
3-C, R-4

R-MH District (Mobilehome Parks, Travel Trailer R-MH T-M
parks)

CO Q#~e-Commercial Office District CO C-L, C

PQP Public/Quasi-Public District IpQp None

CP P4~est-r4a~ Commercial Pedestrian District CP C-1
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CN Neighborhood Commercial Neiqhborhood District CN C-2

CG ~Commercial General District CG C-3

TEC Transit Employment Center District

IP Industrial Park District IP L-R, IP-a, IP-b, IP-c, IP-d, I

ClC Combined Industrial/Commercial District ClC None

LI Light Industrial District LI Vbl

HI Heavy Industrial District M-4

Zoning District           ~:i :: ~

DC Downtown Primary Cd~nercial Di~-~ct

D~-NT1 Downtown Commerc~al~.,:: .. :.;->"<-. ::Ndghborhood T~ti~i~ ~ ~4~. :.
: ::~ ::: : - "~: : ....

MS-G Mai feet Ground-Floor/.,       : :
Comme¢c~al DiStrict

MS-C Main StreetG~mmercial Di}~ict

The foregoing zoning districts are listed in descend!:fig.~:?der of r~strictiveness, that is, with
the most restrictive district listed first and the le#~trest’rictive district listed last.

established set for~h~ih Table 20-In addition, the following special zoning dist(iCtsare.... __--,          as
20. The application of these districts is limited tdSpecifi~g66graphic area~ of’/the City as

set fo~h in Section 20.70.010 and Section 20.75.020. -
~ ~,:.

Table 20-20
Special Zoning

DC~N.T.1.,,~
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CHAPTER 20.20
OPEN SPACE & AGRICULTURAL ZONING DISTRICTS

Part 4
Performance Standards

20.20.300 Performance Standards

A. In the OS Open Space and A Agricultural Districts, no prima~,~g~condary, incidental or
Conditional Use or activity related thereto shall be condu~{&d or permitted:

1. n a manner that causes or results in the harmf~l’discl:7~?.qe of anywaste materials
~nto or upon the ground nto or w~th~n any samtary or storm sewer system, into or

1" ";., :L. ,... ’~ ’,

within any water system or water, or ~nto.tffe atmosphere; or.~
’L :: -,

2. In a manner that constitutes a men~cie to perso6.S or property 0¢;i,n a ~anner that is
dangerous, obnoxious or offensiv~by).e~son o)f.,{he.creation of a:fire, explosion, or

physical hazard, or by reason of air p£il, uti~n, Odor, smoke, ’boise,other dust
vibration, radiation, or fumes; or

3. n a manner that creates a ~~ii~ br p.rivate nu~S~£e, ~

B. Without limiting the generahty of the pr,ece6~ng subseclo0/the following specific
standards shall apply in the Open Sp~ an~ ~i~i[~r~il Zoning Districts:

1. Air Pollution~

Total em~ss~on.s from any use or comblnalon of uses on a S~te shall not exceed the
emissions and ’h: ~alth~!ri~~thresbolds,.~S established by the Director of Planning.

. :~he sound pressure evil l!nerated by aly

Irolely shal no~ !iceedlhe decibel levels indicated in Table 20-45 at any
p~i~el,: yel line, ex~£:~.p~t upon issuance and in compliance with a o~=.~+~=.~ ............. ~ecial
Use~ermit as prgvided in Chapter 20.100.

Table 20-45
Additional Noise Standards

Maximum Noise Level in
Decibels at Property Line

IOpen Space or Agricultural use adjacent to a property used or zoned 55
for residential purposes

Open Space or Agricultural use adjacent to a property used or zoned 60
for commercial purposes
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Open Space or Agricultural use adjacent a property orto used zoned
for industrial or use other than commercial or residential purposes

3. Vibration

There shall be no activity on any Site that causes ground vibration that is
perceptible without instruments at the property line of the Site.

70
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Chapter 20.40
COMMERCIAL ZONING DISTRICTS AND PUBLIC/QUASI-

PUBLIC ZONING DISTRICT

Part 1
GENERAL

20.40.010

A.

Commercial Zoning Districts.

Th s Chapter sets forth the and use and deve oDmi~nt: regulabon:    ~hcable to the
Commercial Zoning D~stncts and Public/Quasl~hc D~strlct estabhsh~,;bySection
20.10.060.                            , #::,,

..... h lib ~:~
~:~:

~or Structur~all be erected~o ~uilding, Structure, or ~an~ s a e use , ,
enlarged, or structurally altered, in the CO, CP, Commercial Districts and PQP
Public/Quasi-Public District except~set foKh in this

The Commercial Zoning D~stncts are ~t~.:to.suppo~ ’    ~mmerc~al land use,
economic development and ne~ghborhogd pr~a~ oa ~ consewabon goals and
pohc~es of the General ~lan through the us~.~egulabons~nd development standards. The
~Commercial Di~}~:~):~).~t the diver~0f the commercial needs and oppo~unities in
the City. The pur~g~s of t~emmercial ~stricts are as follows:

I CO Commero al ~ice ~str ct:..~e CO,~ommerc=al Office D=stnct =s a d=str=ct n or
near res~denbal areasor between res~denbal and commercial areas. Th~s d~str~ct ~s
nte~ded to be a ow-~ntens=ty office zone that allows for a scale of offices ~n or

~djacent to res~de~bal ne~gb.b.0rhoods. Larger scale office development can be
~itted u~on ~:~yal o~)~lann~n~ Commission, or Citg Counci~ on appeal,

tfitb~gh the Condit[6g~l Use~Permit process.

2. CP C0"~’ercial Pedestrian District. The CP Commercial Pedestrian District is a
dlstr~ct ~nte~d~d ~.~uppo~ pedestrian-oriented retail acbwty at a scale compatible
with surrou~d(~:~sidenfla~ neighborhoods. This district is designed to su~po~ the
~oals and ~ol~~g’s o~ the General Plan related to Neighborhood Bus~ness ~stdcts.
The CP Commercial Pedestrian ~stdct also encourages m~xed res~dential/
commercial development where a~ro~date, and is 6es~qned to su~o~ the
commercial ~oals and ~ol~cies of the General Plan in relation to Urban Villaqes. This
district is also intended to su~o~ ~ntensive ~edestdan-oriented commercial activitg
and develo~meat consistent with General Plan urban design

This district may be located, in addition to areas of the City that have a commercial
land use desiqnation in the General Plan, in areas that have an Urban Villaqe land
use desiqnation. In these locations, the uses and development in this district are
intended to be in conformance with applicable approved Urban Villaqe Plans. The
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type of development supported by this district includes Neiqhborhood Business
Districts, nei.qhborhood centers, multi-tenant commercial development alonq city
connector and main streets as desi.qnated in the General Plan, and small corner
commercial establishments. New development should orient Buildin.qstowards public
streets and transit facilities and include features to provide an enhanced pedestrian
environment.

3. CN Commercial Neighborhood District. The CN Commercial Neighborhood District is
a district intended to provide for neighborhood serving commercial uses without an
emphasis on pedestrian orientation except within the context of a single
development. This district also differs from the CP Commercial Pedestrian District in
that there is no limit on the size of the stores. The type of,~:deve!opment supported by
this district includes neighborhood centers, multi-tenan(~ommercial development
along city connector and main streets, and small comer~co~merc~al estabhshments.

4. CG Commercial General District. The CG Col ..... Gen~:~[District is a district
intended to serve the needs of the general ~ This di~t:det~allows for a full
range of retail and commercial uses with or.regional mart~i:’Development is
expected to be auto-accommodating i~rger commerci’ali~6Cters as well
as regional malls.

The PQP Public/Quasi-Public uses on
Lots that are desi.qnated Public/Quasi-I Land Use/Transportation
Dia.qram. The publicly servin.q land include schools, colle,qes,
research institutions libraries fire stations, water
treatment facilities witl" rated hotels and restaurants, auditoriums,
museums, .qover~{al offiC~!i airports, st~u .rps, and other similar publicly-oriented
institutional land’use~::i~b as~j~ted incidentai:;~ommercial uses supportin.q such publicly-
oriented instit~tional la~i~:s~!!~:~J~,~i~-~V also accommodate private schools,
davcare ~]~6Osn ta ~i~b c u~[i;~t~~i:~d the fac t es of any or.qanization involved in
the’ pror~[0n oi ~ii~:~rv c~&uch as .qas, water, electricity, and t~lecommunications

faci]i#~.~.that are con’gi~t in ~l~.~t~r with established public land uses. Private
co~(n~.ity .qatherin.q fa~l!~{es, in~e~]~.i~in.q those used for reli.qious assembly or other
compara~:assembly ad~ity, m~y also be considered. The appropriate intensity of
developme~n vary considerably depending on potential impacts on surroundin.q uses
and the parti~iPublic/~Sasi-Public use developed on a Site

Part 2
USES ALLOWED

20.40.100 Allowed Uses and Permit Requirements

A. "Permitted" land uses are indicated by a "P" on Table 20-90.

B. "Conditional" uses are indicated by a "C" on Table 20-90. These uses may be
allowed in such designated districts, as an independent use, but only upon issuance
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of and in compliance with a Conditional Use Permit as set forth in Chapter 20.100.

C. "Conditional" uses requiring City Council approval as the initial decision-makinq body
are indicated by a "CC" on Table 20-110. These uses may be allowed in such
desi.qnated districts, as an independent use, but only upon issuance of and in
compliance with a Conditional Use Permit approved by the City Council as set forth
in Chapter 20.100. Applications for these uses shall first be considered by the
Planninq Commission at a public hearinq of the Commission for the Commission’s
report and recommendation on the application to the City Council pursuant to the
processes set forth in Chapter 20.100.

D.     Special uses are indicated by a S on Table 20-90. ~,e~ uses may be allowed in
such designated districts, as an independent use b.ut.~r~ly upton issuance of and in
comphance wth a Spec a Use Permit as set fort~p Chapter 20.100.

....~_ -~ ~ii~    ",:~ :i~:~ ....
E. "Administrative." uses are indicated by an A~£.:n.,;!able 20:~u~,i!.!~pese~:~’~’: -- uses maybe

allowed in such designated districts, as an.i,6;~l~l~ndent use bu, tienly upon issuance
of and in compliance with an Administrati~ Permit.as set forth i~6:~bapt#r 20.100.

F. "Restricted" land uses are indicated by a~:~(i~!~..on,~T/ablg%20-90. Th~&>~ uses may
occur in such designated districts, as an ind~~:6~nt use, but only upon issuance of
and in full compliance with a valid and effectiv~;~ing Code Verification Ce~ificate
as set fo~h in Chapter 20.10~::~

~ ~0-90. Land uses not listedG.    Land uses not Permitted are ind Tabl
on Table 20-90 are not permitted.

H. When the ,nc uae to             a Sectionor
footnote thevegulat~ons:c~ted n the sect on number or footnote applies to the use.......... , ........... -. z    . provision of this Title 20 andIn addition, alJ*~es are~ubject to any o~er apphcable

~other t t e of~~ Sa~:~~ Municipd~ZCode.an

/4/ ;. Table 20-90
=~ ,~,,!:,, Commerc~al,D~stncts ~Pubhc/Quas~-Pubhc Zoning District

.,, :.:: ’~ v.i:::~ .~.,    L~and Use Regulations

Z6ning District Notes &
Section

’~:;~i:~:i’:, z
CO

General Retail

’Retail sales, goods and P P P
merchandise

Alcohol, off-site sales - beer C C C C Section
and/or wine only 20.80.900

Alcohol, off-site sales, full range IC C C C Section
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of Alcoholic Beverages 20.80.900

Aquaculture/Aquaponics S S S S

Auction C

Bakery, retail P P ’p

Certified Farmers’ Market S S S S S Part 3.5,
Chapter
20.80

Certified Farmers’ Market- P P Part 3.5,
Small ~/~: Chapter

20.80

Food, beverage, groceries .p

Nei.qhborhood Aqriculture P Title T Note

Nursery, Plant -P P P

Outdoor Vending IA A A Part 10,
Chapter
20.80

Outdoor Vending - Fresh Fruit~.~ P P Part 10,
and Vegetables Chapter

20.80
~:. ii
~ f)

Pawn shop/broker        \~ C ,. ’~’/ C C See Title 6
~:.,. :.. ,~

Seasonal sales :~.:-’ :--,. : ,.-.~.:~:. :,~,\ Part 14,

’\.. Chapter
’.1. 20.80

~,

Retail Art Stud]b:: .".. P P P Section
20.80.1175

Education and

Child Day Care Center Ioc,~ted P P ~p P S
on an existing School Site or as
an incident to an on-site
church/religious assembly use
involving no Building additions
or changes to the Site

Day care center C C C C C

Instructional Art Studios P P P S
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Instructional Art Studios, with C C C C
live models

Private Instruction, personal P P P S
enrichment

School - elementary and C C C C S Note 16;. Note
secondary (public or private) 2O

School, driving (class C & M P P P S Note 2;. Note
license) 20

School, Post Secondary P Note 3;. Note
2O

School, Trade and Vocational C Note 16; Note
20

Entertainment and Recreation Related

Arcade, Amusement Game c C-,¸

Dancehall C %C
.:,:::: :::

Poolroom/billiards C /
establishment

Private club or lodge C

Recreation, Commercial/~ ::. ;:.~ P P S
(Indoor)                  ~’:~ .i

P. Z~ / ~i;:: .....
:.;.x :~ ~-~ .o~:::;.:: :, ~ ..~ .~’

C C C

Relocate~l’~ Carom C Section
20.80.1155

Stadium, 2,000 sea~e~fewer C C C C Note 17

!Stadium, more than 2,00~*::~ CC CC CC CC Note 17: Note
18

Theatre, indoor C C C C

Theatre, outdoor C C

Food Services

Banquet Facility              -
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Caterer P P P S Note 4

Drinking Establishments C C C

Drinking Establishments interior P P P Section
to a full-service hotel/motel that 20.80.475
includes 75 or more guest
rooms

Public Eating Establishments P P

Outdoor dining, incidental to a P P P Section
Public Eating Establishment or 20.40.520
a retail establishment

Wineries, breweries C

Incidental recreational dancing P
as part of a public eating
establishment or drinking
establishment

Health and Veterinary Services

Animal boarding, indoor -Ponlyas .,. P Section
incidental to incidental to 20.40.120;
Neiqhborhood Nei.qhborhood
~fi~;,u, Itu re; A.qriculture;
Othe:~ise Otherwise S;
)rol~i~if~ed.

Animal grooming        "~, P ~÷i;/ P P - P only as Section
~ ~I~, ~:-,;:, ~ncidental to 20.40.120

.<.!:;:~: ; : _,. ::. : \/~, ,~ -.: , ¯ -. N~iCl,hb.orhood .... Neiqhborhood

/: :/ ’::,
A,qri~]~re; ~ A.qriculture;

/~’;:;. -~::;. ~,, .:Oih e rw,,i,~e,.:.::~ . Otherwise S;
p~ohibit~:

:
Emergency ambula’nce service C C C C

Hospital/in-patient facility/: :::", -¢:P C C C C C

Medical marijuana collecti~ R Part 9.5,
[USE SUSPENDED] Chapter

20.80

Office, Medical P P P S

Veterinary Clinic P P P C Note 16

General Services
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Bail Bond Establishment- P outside of P P Part 1.5,
outside main jail area Urban Chapter

Villa.qe: S in 20.80
Urban
Villaqe

Bail Bond Establishment - within, P ou__.2tside of P P Note 14; Part
main jail area Urban 1.5, Chapter

Villa.qe: S in 20.80
Urban
Villaqe

Bed and Breakfast Inn P P Part 2,
Chapter
20.80

Dry cleaner

Hotel/or Motel P% /

Sinqle Room Occupancy (SRO) Part 15,
Hotel Chapter

20.80

Laundromat

Maintenance and repair, small P
household appliances

P Note 2
, ~.

Mortuary and Funeral P P

Personal Service(i~ !~::~ii~ :~.:., P P Section
~’-:4::.:’ :":.,

~.’< ;:: "’i~i:;,: ? 20.200.880
/x

Photo pr6~s}ing and       ~:
developing ~.

Printing and publish’irkg.~!il;i::,’~ ... ,/

P P

P P

Offices and Financial Services

Automatic teller machine P P P P S Section
20.80.200

Business Support P P P

Financial institution P P P

Office, General Business P P P P S Section
20.40.110
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Payday Lending Establishment R outside of R R Part 12.5,
Urban Chapter
Villaq#_;. 20.80;
Prohibited Section
in Urban 20.200.875

Public, Quasi-Public and Assembly Uses

Cemetery C C C C C

Church/religious assembly C C C C Note 16;
Note 20

Construction/Corporation Yard
associated with Public Quasi-
Public or Assembly Use or :-::,~, ~t) 5:’,
Transportation or Utility Use

’~ii!:::i:..~.,

Museums, libraries, parks, P P
playgrounds, or community
centers (publicly operated)

Museums, libraries, parks, C S Note 20
playgrounds, or community
centers (privately operated) ....
Residential

Emergency Residential Sh~eiier C C C Section
"~: :\ -4" 20.80.500

::- ,. ~;

LiveNVork U s e~s.~,:: ::;:.7i:i:,.: ::-,. ::. S S Note 6_i
,~::.;:". ......:’%,:: .. : Section

.~,.;,
"-~ ::~ ::,

.... ~: f: . ,~.
:’ :,::, 20.80.740- / : :...:;:’ :. ¯ : :,,. ~ ~,.I , ",~: ,~.

:4# ~;: ~; ,: ~,. ":~:

Mixed Use C outside of C C Note 6
resid ential/com ~iei~ial Urban

Villa,qe; S in
Urban
Villaqe

Residential Care Facility fd’r c c c c c
seven (7) or more persons

Residential Service Facility for c c c c c
seven (7) or more persons

’Qi,"~,l~, r~’~m ~, It’,"~r’,t~lt ~’lt",t~,l
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Single Room Occupancy Living C C C Note 6 Part
Unit 15, Chapter

20.80

Drive-Through Uses

Drive-through Uses in C C C
conjunction with any use

Recycling Uses

Reverse Vending Machine A A A A Part 13,
Chapter

/ ~ 2O.8O

Small Collection Facility A A A Part 13,
Chapter
20.80

Transportation and Utilities

Data center

Common Carrier C
~:

Common Carrier Depot

Community television antenna d C
systems

:~:; ;. ....
Off-site, alternating useia...n_.~.

S !s S Section
alternative parking ~;". 20.90.200
arrangements            :~i~

:t::. ii: ’~. " ,. ~

Parking E stab li(h ~~n t: Off<Li. ~. ~:i::.:: ~, c C C C
~ .....street ~::.., :~t:~ ;;~:~ ~

’%;.:i ,. ’~1.!::: :: :.’?
Utility ~.~,-,;÷~,~’~.": ~,,-h ,,~ ;,~,~       ~ G G G
PArnAro~i~n ~tor~ :~ro~ ~r

{ ~d
ro~oi~ ~or~o o~H ~, ,eoe

:~

G

Short term parking lot for uses C C Note 7
or events other than on-site

Television, radio studios without C C
antenna/dishes

Utility Facilities, excludin.q C IC C C C
corporation yards, storaqe or
repair yards and warehouses
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Utility Facilities includinf:l
corporation yards, storacle or
repair yards and warehouses

Wireless Communication C C C C C Section
Antenna 20.100.1300

Wireless Communication S S S S S Section
Antenna, Slimline Monopole 20.80.1900

Wireless Communication P P P P Section
Antenna, Building Mounted 20.80.1910

Electrical Power Generation

Fuel Cells P P P

Private Electrical Power C C C Note 2
Generation Facility

U
Co-generation Facility S S ~ S        ~

Stand-by/backup

Facilities that do not exceed _A
noise or air standards

%/.

Facilities that do exceed noi~e"’- c C C
or air standards ~i:..:;~

Temporary Stand-by/Backup : P P P

Solar Photovolf~:id S~:t~rn: ::i... P P Section
20.100.610

: ~,: C.7.

Veh icle Relate~l:M~es
.

Accessory nsta atio~’: ¸:j -C C
)assenger vehicles and’~Plck-up
trucks

Auto dealer, wholesale, no on- P P P
site storage

Car wash, detailing C C

Gasoline Service or Charge C C P C Note 8, Note
Station 15

Gasoline Service or Charge C C C Note 9,
Station with incidental service
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and repair Note 13

Glass sales, installation and C P Note 13
tinting

Leasing (rental) passenger C C P Note 2
vehicles, pick-up trucks not
exceeding twenty-five (25) feet
in length, and motorcycles

Sale, brokerage, or lease, -C C C Note 13
commercial vehicles Z~

,~ ,~.

Sale or brokerage, Passenger C Note 12,
Vehicles, pick-up trucks not ~.:~::: ~" Note 13
exceeding twenty-five feet in .... ~!.!:)i:i!! ....
length, and motorcycles

Sale, vehicle parts Ip~ P Note 11

Tires, batteries, lube, oil O~i~ Note 10,
change, smog check station, air Note 13
conditioning servicing of
passenger vehicles and pick-up ,;~;,i, ,~;

trucks
~ ,;,,, ~;;: ¯ ~.

Historic Reuse

Historic Landmark Structure,S’- ~:";::i it,.. :S"~ S S S Part 8.5
~’.~,

~i?\- ~’" Chapter
20.80

Notes appli~bble to all Co~mer, cial Di~tricts~;
~;~:’~ ~. /                                                      .

1. n the’~CP.D str ct andsSa~ing m~erials such as rock mulch and sand are limited to
prepackag~ sales.

2. No on site stSrage of vesicles permitted in the CP and CN Zoning Districts.

c~: i~ate Colleges and universities, as well as extension programs and3.  .c udes
bus~ness schools.f:~

4. Not a catering facility.

5. No on site storage of vehicles permitted.

Mixed-use residential/commercial only under an approved Urban Village plan with an
implementation financinq strate.qy approved by the City Council or in a Signature Project
consistent with the General Plan. Live/work in an area with an Urban Villaqe desi.qnation or
Urban Village Overlay in the General Plan shall be consistent with applicable approved Urban
Villaqe plans.

7. Use must be less than twenty-four (24) hours.
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No incidental repair or service permitted.

Incidental repair includes non-invasive engine service, maintenance and repair, including but not
limited to air conditioning service, fuel system service, electrical service, coolant system service,
tune-up, fluid exchanges, steering and suspension system service, brake system service,
transmission adjustment and service, lube, oil change, smog check, diagnostics and vehicle
inspections, stock catalytic converters and manifolds, as well as tires, batteries and accessories
installation. Does not allow body repair, welding, vehicle restorations, other types of exhaust
system repair, the removal of cylinder heads, engines, transmissions/transfer cases and
differentials, or painting.

10. Includes non-invasive engine service, maintenance and repair, inclu~ing but not limited to air
conditioning service, carburetor and fuel injection system service;~..e..l~ctrical service, radiator
coolant system service, and tune-up, fluid exchanges, steering a~’d~~)ension system service,
brake system service, transmission adjustment and service, lu~ oil change, and smog check,
diagnostics and vehicle inspections, Stock catalytic conve~t~/~:rid~anifolds, as well as tires,
batteries and accessories installation. Does not allow bod~:~epair~"~id ng veh c e restorat ons
other types of exhaust system repair the removal of cy}ind~;~heads ~ines,
transmissions/transfer cases and d~fferent~a s, or ~nt~ng:          "~; .....

11. No outdoor sales areas or dismantling allowed. ~/::.
~

~.~..~:: ~:::’/~
12.vehiclesisprohib ed nal/olntheCGDistrict~inci,dental a I, UsePermit. t ntal repair of

t t ~

13. All vehicle-related repair, sewice, an~:~Ccessory or othe~::J:6~tallation shall be conducted within a
fully enclosed building.             ~4~~::..#::~’;.~.            :~,.r.: ..... .~

14. Bail bond establishments shall not be Io~&ted ta~d ~:~.#rohibite~:~ses on the ground floors of
Structures located within the main jail are£~;,as t~ ~~e~i&~defi~ed in Section 20.80.070 of
Chapter 20.80 of this titl~~::’B&il, bond establ’i~h~ents are)~i~ed as shown on Table 20-90 on
other, above-ground ~i~5~}ructures. AIIt’~ail bond establishments shall meet all distance
requirements spee~d in Se~iC~ 20.80.075 6{:Chapter 20.80 of this Title.

15. ~Ccharging~atiCns th~¢~are.incidental tC;~ separate pr mary use, that do not mpact on-
site or off-~te~vehcu a~u~t~65’~a~~:that se<~~e patrons of the prmary use on-ste are
permitted ~ ailcCmmerci~[~£ning Di~~i~t~:"

16. P~b.li8 schools are ~)bject to t~[egulations of this Title, subject to the provisions of California
<GaV&~hment Code Se(tiSfi 530giraffe"classroom facilities.

17. Primarv:~;~es include sp~fl# events, assembly venues, concerts, and ente~ainment events of
similar chdra~}er and intejfidity. Incidental supp0~ uses inc ude off ces, ocker rooms, retail, Public
Eatinq Esta~]~fi~ents. B#hkin~ Establishments, Outdoor Vendin# Facilities, and other
commercial usCS.&f.si~i-Kar character and intensity.

18. Use Permit appliques for Stadiums that consist of more than 2,000 seats and that are in Airport
Influence Areas shall be referred to the Santa Clara Airport Land Use Commission prior to
approval by the City.

19.

20.

Neiqhborhood Agriculture in conformance with this Title is a Permitted Use that may operate on a
Site without a Permanent Buildin,q on that Site.

The City Council is the decision-makin,q body for Special Use Permit Appeals for this use
pursuant to Section 20.100.220 of this Title.
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20.40.120 Animal Uses.

Except as an incidental use to Neiqhborhood AqriCu_~ ,Call uses involving any type of care
for animals, including but not limited to grooming, boarding, medical care must be conducted
wholly inside a building.

Part 3
DEVELOPMENT

20.40.200 Development Standards.                 !:"U,

All development in the Commercial Zoning Districts ~’~d, tl:i~\Public~asi-Public Zoninq
District shall conform to the development regulalons set foCth below in Table.20-100.

Commercial Zoning Districts and Publ~asi~,~l~"l|’c Zoning Dist~=ct
Development Stand~" /

Regulations D~strlct ~C::.;., ,_
~ ;, ~--;~14"," ;; > ,.

CO CP

Minimum Lot l~&,~i:e (none if
Area (square ~ot is located
feet or 6’000~H approv~@~iU rban in a shopping
acreage) ;:; :,, Villa,q~:#lan center with

~:~ ~:’:!i:~ Z :"i’::,;~.,:- ..... shared
C:.:"<:;: :V ~" --;:-25~: t:i .7 access and

shared
parking

’:,.:, /.~ ,, ~
,. ¯ "-;/ among the

,. ¢ U Lots)

Minimum Setbact~’~t) ....
Front ~no m~nlmum, 10 10 15 10; Less than 10 if

where~k:, :~: feet maximuml established in approved
adjacent,:t~’ or established in Development Permit

side property approved Urban
line of R-1 Villaqe Plan

District

Side, Interior 5 None: or none none 10; Less than 10 if
established in established in approved

approved Urban Development Permit
Villa,qe Plan
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Side, Corner 12.5 None;or 12.5 12.5 10; Less than 10 if
established in established in approved

approved Urban Development Permit
Village Plan

Rear, Interior 25 25;or none none 10; Less than 10 if
established in established in approved

approved Urban Development Permit
Villaqe Plan

Rear, Corner 25 25.Lg~ none none 10; Less than 10 if
established in established in approved

approved Urban .... Development Permit
Villaqe Plan

Maximum 35, unless a 50 unless a 50 unless a ~ 65. unless a~:: :,,~ 65 unless a different
Height (feet) different different different / :~:a.x.imum is established in
(see Note 1) maximum is maximum is maxim u~iis; maximum IS ..... :?(:i; Chapter 20.85

established established in establi~ed established in "i ,:::;! ’:.,,

in Chapter Chapter 20.85.;.
20.85 or established in C~ter 20.85

approved Urban 20.85~
Villa.qe Plaa

Maximum 2,500/Person~];,
Individual service shop
Occupant
Square ..,5~0p0/Eating,
Footage ~;~’~::’!~d°i~i ~£ i £ g or
(square feet) ente’~’J’i~ment
(see Note 2) establi~!"ment

~ (sea:Note 2)~
~.::~ if

t:Villa~e B~n

Parking "S~: Chapter Chapter See Chapter See Chapter See Chapter 20.90 unless
\2~:90 ~!:~0.90 or 20.90 20.90 a different minimum is

~ablished in established in an
:~pproved Urban approved Development

’~: ::; Villaqe Plan Permit

Notes applicable to Commercial Development Standards:

An alternative Maximum Height may be established as described in Chapter 20.85. Where an
alternative Maximum Height restriction has been established as described in Chapter 20.85, that
regulation described in Chapter 20.85 shall govern and control over the provisions of this Section.

In the CP Commercial Pedestrian District, Lots located wholly within the West San Carlos Street
Neighborhood Business District, as indicated on the General Plan Land Use Diagram, shall not be
subject to the maximum individual occupant square footage requirements set forth in this Section.
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20.40.250 Front Setback - Exception, Streets with Residence Districts.

Notwithstanding, the provisions of Section 20.40.200 where Lots situate on one side of a
street between two intersecting streets are situate partly in a commercial district and partly in a
residence district, the Front Setback requirements applicable to such residence district shall
apply to all Lots in the Commercial District, except that where a Lot or Lots situate within a
Commercial District are located on one side of a street between an intersecting street and a Lot
located in a Residence District, the Front Setback requirements of th.e. Residence District shall
apply only to that portion of the Lot or Lots situate in the Commercia(District that is located
within twenty (20) feet of the Lot situate within a Residence Distrjct.~’/"~he6rovislons of this
Section sha not app y to Lots in the CP Commercial Pedestr~i~tgict’~’ ~;" -and Lots in the PQP
Pubhc/Quas~-Pubhc D~stnct .... i;i~ ~i!i~:i::~. .....

SETBACK REg 0EATIO  

20.40.400 Setback Areas - Open, Unobstructed,and. Unoccupied.

Except as othe~ise expressly and spe’~i~~)~:~provided in o{"~.s~ctions of this Title, eve~
pa~ of every Setback Area shall be kept o~£,’~~6~t[u.cted, an~’occupied on the surface of
the ground, above the surface of the ground, ,.and b~le~ the~sufface of the ground by all
Buildings or Structures exc~pt.as~follows:

A. S s eaves, belt~cbdrses, cor, olces, canop=es and other similar architectural features may
, , ~2 .~ ~.; :~:~, , 3;~,~ %¢. , .

project honzontally f£~;a d~sta~e of not more than two (2) feet ~nto the a~r space above the
surface of the ground m.anyz,~.#tbaCkArea

B. Any po~tofi6f a:Beilding (i~luding but n6t limited to bay windows, chimneys, or
~~itectural e~s t~eje;t out from the primary surface of the Buildin#
F~d~#,~whether on ~’~6~odati~fi~’~cantilevered) not occupying in the aggregate more
than t~ty. (20) perce~t ~ the I~gth of the side of the Building, may project horizontally
for a dist~afic~ of not mo{~~han two (2) feet into any Setback area, provided that such

~;,,: ~
extensions~intain a m~n=mum Setback of at least three (3) feet

In addition to projection into the Setback Area allowed under Subsection B,
~Wells for Basement windows or stairs of up to ten (10) feet in length each, not occupying
in the aggregate more than twenty(20) percent of the length of the side of the Building on
which they are located, may project horizontally for a distance of not more than two (2)
feet into the Side and Rear Setback Area, provided that such extensions maintain a
minimum Setback of three (3) feet;

D. Tankless water heaters and power inverters may project horizontally for a distance of not
more than two (2) feet into any Setback area;
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E. Overhead wires necessary for electrical and telephone service to a Building on the Lot;

F. Underground lines necessary for the sewerage, drainage, plumbing, water, gas, and
electrical needs of the Lot or of a Building on the Lot; a-ad

G. Walks and driveways for vehicular or pedestrian access to the Lot~and

H. Short-term Bicycle Parkinq Facilities that meet the followinq requirements:

1. Compliance with the provisions of Chapter 20.90 and all applicable local, State, and
Federal standards includin,q but not limited to Buildin,q and E~e re,qulations; and

2. Adequate screeninq with landscaping or architectural eieTt~ents ~rom public view; and

3. Maintenance of a minimum of a five (5)-f~ot Front~S~tbac~’:Ar.’.ea that is open,
unobstructed, and unoccupied; and

./~i !iz.’
",,!~ :~...

4. Desi,qn that ensures adequate circulationS:vehicles, bicycles, ar~’a people..

Part
G E N E  Ei REG,U LATIO

2040520 Outdoor Useswithin 150 ~!~i£~i;i!~i!~}~ntial~oned:)fR Prope~y

No use, wh=ch ~n whol~gr =n pa~;~cons~sts of, tDFludes, or ~nvolves any outdoor act=v~ty or sale
or storaQe of qoods p~;d~cts me~h~ndise or f~’d outdoors shall occur on any lands if any pa~

~;~,~ .....
of such lands or any pa~ bf;t~e Lotfon which such Budd~ngs are located ~s s~tuated w~th=n one

feet of re~:iaeot~]i’~:~b~qe.dp[gp,~y situate within or outside the City excepthundred fifty (150)
with a Special.~U~ ~6~it as ~’~b#ided" " - ~" f6?:in Cba#ter 20.100, except for the following:

A Sea~56al sales in ~danc~’~th-~e provisions in Pa~ 14 Chapter 20.80. .

B. Se~ce w~ndows for pedestrians or automat=c teller machines for pedestrians both of
which ar~odated wit~: {inandal institutions.

C. Cigarett~~O.~y,~fOod, and soft dnnks d~spensed from self-se~ce, co~n-operated
automatic vendin~a;~hines.

D. Plant Nursery sales.

E. Outdoor dining incidental to a Public Eating Establishment or a retail establishment that
conforms to all of the following criteria:

The outdoor dining area is completely separated from residentially zoned property
by a non-residential building or by a minimum distance of one hundred (100) feet
that includes a public Street with a minimum public right-of-way dimension of eighty
(80) feet; and
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2. The outdoor dining area does not include any equipment to produce any ~
seu4~noise that does not comply with Section 20.40.600 of this Chapter; and

3. The outdoor dining area does not operate between the hours of 10:00 p.m. and 6:00

F. Outdoor Vending of whole, uncut, fresh fruits and vegetables in conformance with the
provisions of Part 10, Chapter 20.80.

G. Small Certified Farmers’ Markets in conformance with the provisions of Part 3.5, Chapter
20.80.

H. Neiqhborhood A.qriculture in compliance with the provisio0s,~f this Title.

PERFORMANCE:STAN DARDS

20.40.600 Performance Standards.

A. In the CO CP CN and CG Comme?~i~l;~D]Std£ts and in ~e~£~P Public/Quasi-Public
District no primary secondary, incidefi{~,l_6~ ~dit#nal,. ,. Us&’~6(activity related thereto shall

~ducted

4 n a manner~#t;~Q~.pr results i*~:~he harmfSI discharge of any waste materials
nto or uponZ~e grou~into or withi~:~any sanitary or storm sewer system nto or
w~th~n an~ water~syste~or water, or ~nto:tRe atmosphere; or

5 In a manner the;{ :~ns~itU{6~ a.-menace~’t6 persons or properly or in amannerthatis
d~nge~6~s; obno~iSb~, ~~S;{~eh+~i~6~ reason of the creation of a fire, explosion, or
o6~~~@~i~a]~ hazard’~Sr, by reasofi of air pollution odor smoke noise dust

.~: ~ibration, raai&t~i3n, or {5~es;.or

6. I~a’manner that e¢~ates ~public or private nuisance.

B. Without ~:~:~t~e ~ene~itg o, the precedin~ paragraph, the ,ollowin~ spedfic standards
shall applg in tff~~om~rc~al Zonia~ ~stdcts:

Air Pollution~ Total emissions from any use or combination of uses on a Site shall
not exceed the emissions and health risk thresholds as established by the Director
of Planning.

Noise. The sound pressure level generated by any use or combination of uses on a
property shall not exceed the decibel levels indicated in Table 20-105 at any
property line, except upon issuance and in compliance with a Condition31 S_S_S_S_S_S_S_S_S_~#ecial
Use Permit as provided in Chapter 20.100.
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Table 20-105
Noise Standards

Maximum Noise Level in
Decibels at Property Line

Commercial use adjacent to a property used or zoned for 55
residential purposes

Commercial use adjacent to a property used or zoned for 60
commercial or other non-residential purposes

3. Vibration. There shall be no activity on any Site t,ha~,i~au#es ground vibration that is
perceptible without instruments at the property !(n~of {h~,~’Site.
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Chapter 20.80
SPECIFIC USE REGULATIONS

Part 18
TEMPORARY TRAILERS

20.80.1700 Use of Temporary Trailer.

This Part is to allow Temporary Trailers to be used only for the following purposes:

1. The continuation of a commercial industrial or mand{~i’~turing business while a
pnmary structure is undergoing alteralon or restoralon; an~C~~

2. The tempora& erection of antennae mountd~;6~:’tr~ilers for"~:~6~ term operation
whe perm tted alterations of existin# Wireless CommUnication Antennae’~:~b.ein~ constructed
or for sho~ term testing of coverage’for wireless~9~municat[on systems.

20.80.1750 Temporary Antenna Trailer- Perm~t~uired.

A A Temporary Antenna Tra er for th~f(~~i~g of a wirele~:~mm.~nication network requires
the following permit: ’~ "<: ;?;.~:~.:.

1. An Administrative Permit as provid~djn::Ch~pt~�}201100 of this Title, and in
conformance wjth~{~’~[#~uirements"¢f’this Secl:0;~+’and Section 20.80.1760 or

2. ~n the eve!,til’l owner"~i~inot =eet tii, require=ents of this PaR or the Director
denies an<~i~i£istrativ~i~ermit, a Co~£1I]~! Special Ise Permit, as provided in
Chapter 20.100]:i~717:17

B. All appl cationi:f0~:~ermit f0ra:Tem             Traler shall set foIh facts
demonstralng to the~satisfaclonof tb# D=rector that the Temporary Antenna Traler
sh.~. be:used to determine ~f the ~[~s necessa~ for a w~reless commun~calons network.

C. All a shall de~0nstrate that the proposed Temporary Antenna Tra/er shall be
:~onforman~&~with the provisions of Section 20.80.1760.

20.80.1760 Temp "Antenna Trailer - Conditions of Issuance.

The use of a Temporary Antenna Trailer shall be in accordance with all of the following
conditions:

The Temporary Antenna Trailer wlFshall not exceed forty-five (45) feet in Height, or the
maximum Height of the zoning district, whichever is less; and

The Temporary Antenna Trailer wl,Lshall operate for no more than.,.,o~v ~w ,,,-,,,, ,-~’~*~° one .(_1)
year at the Site if for testinq purposes; and
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3. If not for testinq purposes the Temporary Antenna Trailer shall operate for no Ionqer
than the duration of constructinq permitted alterations of existinq Wireless
Communication Antennae;.-and

4. Nno Temporary Antenna Trailer, for testing purposes has-shall have operated within two
thousand (2,000) feet of the proposed Site in the previous two (2) years; and

5. The issuance of the Administrative Permit is intended only for the temporary operation
while permitted alterations of existinq Wireless Communication Antennae are being
constructed or for the temporary testing of operation or design of the wireless
communications network and the approval of such a Temporary Antenna Trailer shall
not serve as a justification or basis for future approvals of Wireless Communication
Antennae on the Site.

6. No more than one Temporary Antenna Trailer per Site i~e, permitted at any given
time; and

7. The Temporary Antenna Trailer shall be Iocat~d’/’~~:~inimum of finical:(50) feet from the
property line, and ~<-;"~ ....... ~:~:: ::ii:.~.

8. No Temporary Antenna Tra er sha b oc~ a~i:Sircula~i~ aisles and

9. The Temporary Antenna Trader shall comply w~t~~llapphcable Building and fire safety
standards; and               1:~ ::: ::~,:,          ~::..~

10. All necessary permits shall be obta]O~ed "#~o~.to inst~la~::6~,{de Temporary Antenna
Trailer; and ’~:t~, ~

11. Revocation of any permit-issued              3e inaccordance with the provisions of
this Title which are~l’~61e to thetype2f’~~:;~’ permit" ~ssued. "~

..... :  M!NiS:TRATION AND PERMITS

: OMMON PROCEDURES

20.100.220 Appeal-%Nearmg body.
Decisions on permits 9~pprovals pursuant to this Chapter are subject to appeal as set fo~h

in Table 20-260 which lists the initial decision maker and the decision making body ~that
will hear any appeal.

Table 20-260
Appeal Hearing Body

Application Initial Decision Making Appeal Decision Making
Body Body

Administrative Permit Director of Planning No Appeal
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Site Development Permit Director of Planning Planning Commission

Site Development Permit - Projects within Downtown
Districts that also an~ exceed~g 150 feet and FAR of Director of Planning City Council
6:1

Single-family House Permit Director of Planning

Administrative decision Director of Planning No Appeal

Director’s hearing Director of Planning Planning Commission

Planned Development Permit Director of Planning Planning Commission

Special Use Permit Director of P ann Planning Commission

Special Use Permit - for schools that are elementary
or secondary (’public or private), Post Secondary,
Trade and Vocational, or drivin.q (.class C & M City Council
license) in the PQP Public/Quasi-Public Zoninq
District. ,

Special Use Permit - for church/reli!qious assembly in ,Director of~lannin.q Cit’~iCeu npjl
the PQP Public/Quasi-Public Zonin.q District. ~\

Special Use Permit - for privately-operated
museums, libraries, parks, play.qrounds, or Direc{~::~lan ninq
community centers in the PQP Public/QuasizPublic City Council

Zoninq District. :,,:-:

Conditional Use Permit ,~ -~.,: ::;R!~nning Con~’~i~i~n City Council

Conditional Use Permit - Stadium, more than 2,00~0,
seats including incidental supp0~.u.s.es         \i:~, ~

No Appeal
/        ":~ii’~ ;/

Conditional Use Permit - Dnnk~ng Estabhshments
with an approved maximu~~ccupan’~ii6ad of over
250 persons that operatgq~t~W~en 12:~Qi~midnight Council No Appeal

and 6:00 a.m.        \<~i~i!i~ .... ~i!i!’ 1~:-.. ~.

Conditional Use Peim~tinvolving bff, premisdS~sale Of.
alcohohc beverages requ~nn~ a determination under
Chapter 6.~,4./,~here find~ngsrequ~red by Planning City Council No Appeal

Commis~si~;~nder Section 6.~8~i030.B. l~:tl~i:0~Jgh 4.
cannot b~e m’ad~~. ’~"i:~.~i;~~!’::

Variance ¯ ’ Director of Planning Planning Commission

Director of Planning Planning Commission

Sidewalk Caf¢ Permit ....;:il i:~:::~ Director of Planning City Council

Tree Removal Permit Director of Planning

Administrative decision Director of Planning No Appeal

Director’s hearing Director of Planning Planning Commission

Zoning Code Verification Certificate Director of Planning No Appeal
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CHAPTER 20.120
ZONING CHANGES AND AMENDMENTS

Part 2
ORDINANCES CONFORMING TO THE GENERAL PLAN

20.120.110 Conformance with the General Plan.

For the purposes of Section 20.120.100 on y, the determination or, conformance of zoning
or rezonings to the General P an, shall be made n the mann.er"s:~tforth in Table 20-270:

Table 20-270

General Plan Designation

All designations

Open Hillside

Lower Hillside (1 du/5 ac)

Rural Residential (2 du/ac)

Residential Neighborhood -,

Urban Residential, Tran~s.i~{~R&~ideritial ~"

Neighborhood/Comi~unibj, Comme~iM, Urban Villa~- <’

Transit ~"~"~’~~ ~:P’m

Regio.nalCommercial

Public/Qua~i@ublic

Industrial Park "~ "

Transit Employment Oe:nt&r

Light Industrial

Heavy Industrial

Combined Industrial/Commercial

~£nforming District

os,~

"R 1-2~~R-1-1

R~1~8; ~R-1-

R:M

CP, CN, CG

CG

PQP

IP

IP TEC

LI

HI

ClC

A Planned Development (PD) Combining District conforms to the General Plan designation
where the uses permitted by the general development plan for such proposed district
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conform to the General Plan designation and where the base zone thereof conforms to
said designation in accordance with the foregoing table.

Each portion of the property to be zoned or rezoned must conform to the General Plan
designation for each such portion.

Chapter 20.200
DEFINITIONS

20.200.170 Business Support Use.               ,

"Business support uses" are commercial uses intended to~ppo~ business needs in the
area. Such uses include but are not limited to copy shops~".m~il cente~~:~:!i~,~uo,oy, ,’-q,~,qt 3~,qo:es,

small bus~ness machine repair, and technical suppod center&

A "Co ~enerat,on Facilg" means an ~ ~~ 2r ~enerat,o gthat

utilizes waste heat or another sin#le pri~e.oer~y source~:;~;,£erate at least two (2)different
forms of useful energy such as electricity,’~~:~, or so~be~orm of ener#y or power
to supply some of the ener#y or power nee~,o~ ~h~’~’di.v[dual bui~]~n~ or group of buildings or
some of the ener#y or power needs of anoth’~,lan~;~::6~a~Sit,~ Electricity generated by a co-
generation facility may be sold:ba~ to the ele~td(~] distri~’:~{i6:~system or transmission grid or
to other end-users ....~;%~:~; ~

20.200.290 Do~town
"Downtown or ans delineated as ~ Downtown on the

land use/trans£9I#~i£n:d,~agra~+...~      ...:,.,:.~?l~n of the City of San Jose as amended.

20.200;/~::~,, Fuel Celf~,~::;~.~,~ ~:v-i~

Fuel Cell-~.,8,n advanced~er#y ~onvers=on dewce that comb=nes hydro#en-beann# fuels
with airborne o~:~o in an ele~:~ochemical reaction to produce electricity very efficiently and
with minimal environmental i~ct.

20.200.813 Office, ;General Business.

A "General Business Office" is a space within which management-level administrative
services for firms and institutions isare provided; or within which services to individuals, firms, or
other entities ~sar._~e provided. Examples of a General Business Office use include but are not
limited to offices within which the following services are provided: real estate, insurance,
property management, title companies, investment, personnel, travel, and similar services, and
including business offices of public utilities or other activities when the service rendered is a
service that is customarily associated with office services.
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20.200. Siqnature Project

A "Si,qnature Proiect" is a residential Mixed Use proiect that meets or exceeds the requirements
identified for a Si,qnature Project in the Envision San Jose 2040 General Plan Urban Villaqe
Planninq Policy IP-5.10.

20.200.1165 Solar Photovoltaic P-ewe~System.

"Solar Photovoltaic System" means a system that generates elec~~&l piSWer through the
ut=l~zatlon of non-mechan=cal semiconductor dewces~-or photovOff~Ic cells, that convert sunhght
into d~rect current electnc~ty.                          ~ ~;~,.



To Whom It May Concern,

I live at ’ q~-~l~ and am a _
neighbor of the proposed ban farm at Taylor (;treet and Guadalupe
Parkway.. I am writing this letter to express my supl~ort for the proposed
farm that will be run by Garden to Table.

I support improving our food system, and look forward to the increase in
supply of fresh food in our city.

I have spoken with Garden to Table staff about the farm, and have been
informed of their intention for the site. I am confident that the project will

-- -be-a-positive asset in-our community,_and I encoura_g_e yo_u to permit the
farm to be built.

Sincerely,

R ;ident



To Whom It May Concern,

I live at / [~-~ /~1~/0 ~-~1 1~" I~ ~ e_ -.         and am a
neighbor of the proposed urban farm at Taylor Street and Guadalupe-
Parkway. I am writing this letter to express my support for the proposed.
farm that will be run by Garden to Table.

I support imp~’oving our food system, and look forward to the increase in
supply of fresh food in our city.

I have spoken with Garden to Table staff about the farm, and have been
informed of their intention for the site. I am confident that the project will
be a positiveasset in our community, and .I encourage_you to perm_it, the
farm to be built.

Sincere , ~’ , ; !!._~.~,:

Resident [,: ......:,:: ~::.:~}~,~ A,D ~ ~:",~::: . .......,



To Whom It May Concern,

I live at [~[ ~i ~,bW~#...~¢4 ~e., 5~ %~5~ tt’~ £)")/~and am a
neighbor of theproposed urban farm at Taylor Street and G~da!u.Pe .
Parkway. I am writing this letter to express_my support for the proposed
farm that will be run by Garden to Table.

I support impioving our food system, and look forward to the increase in
supply of fresh food in our city.

I have spoken with Garden to Table staff about the farm, and have been
informed of their intention for the site. I am confident that the project will

--be-a--positive asset in our community, and I encourage you to p_er_m_i_t_.th_e_
farm to be built.

Sincerely,

~ident



To Whom It May Concern,                      AUG ~ t~

¯
,Lj;,[;!,I:,."-~. !’..b~LD -;~ ,-,i4D CODE EN[:ORCEMENI"

I live at [#~.#lbe ~~ ~      and am a
neighbor of the proposed urban farm at Taylor Street and Guadalupe
Parkwag. I am wdt~n~ this letter to express mg su~ort for the
farm that w~ll be run bg Garden to Table.

I support improving our food system, and look forward to the increase in
supply of fresh food in our city.

I have spoken with Garden to Table staff about the farm, and have been
informed of their intention for the site. I am confident that the project will

...... be apositive-asset in our community, and ! encourage y~ou to permit the ....
farm to be built.

Sincerel~



To Whom It May Concern,

I live at / 7~’~ . " /.~          - and am a
neighbor of the proposed urban farm at Taylor StreetandG~a_dalUpe
Parkway. I am writing this letter to express my support for the proposed
farm that will be run by Garden to Table.

I support imp~’oving our food system, and look forward to the increase in
supply of fresh food in our city.

I have spoken with Garden to Table staff about the farm, and have been
informed of their intention for the site. I am confident that the project will

-. be a positive asset in our_communit_y, ~nd_l encourage yo_u to permit the
farm to be built.

Sincerely,

Resident
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Zepeda, Elizabeth

From:

Sent:
To"

Cc:

Subject:
Importance:

Nusbaum, Jenny

Friday, November 08, 2013 4:00 PM

Zepeda, Elizabeth

Yakubu, Salifu

FW: SPUR letter of support for urban agriculture zoning changes

High

Attachments: SJ_zoning_commercial_city_council Itr FINAL 11 7 13.pdf
Hi Elizabeth. Can you add this e-mail and attached letter to the staff report that you are posting for Zoning
changes for 11-20? Thanks.

From= Eli Zigas [mailto:ezigas@spur.org]
Sent: Friday, November 08, 2013 3:46 PM
To= Nusbaum, Jenny
13c-" Prevetti, Laurel; Leah Toeniskoetter
Subject= SPUR letter of support for urban agriculture zoning changes

Dear Jenny,

Thank you again for taking the time to talk with me a few weeks ago about the urban agriculture
zoning proposals in San Jose. SPUR is supportive of the incorporation of neighborhood agriculture into
commercial zones. Attached is our formal comment letter to the Planning Commission on the
subject. If there’s any additional information I can get you, or ill should send this letter to someone
else, please let me know.

Sincerely,
--Eli

CC: Laurel Prevetti, Leah Toeniskoetter

Eli Zigas
Food Systems and Urban Agriculture Program Manager
SPUR ¯ Ideas +Action for a Better City
415.644.4881
ezigas@spur.org

SPUR I BIoR I Facebook J Twitter I Join

Join our movement for a better city.
Become a member of SPUR >>

11/12/2013



 

 

November 8, 2013    
 
Planning Commission 
San Jose City Hall 
200 East Santa Clara Street 
San Jose, CA 95113 
 
Dear Members of the Planning Commission: 
 
Thank you for the opportunity to comment on the proposed zoning ordinance amendments 
that would permit urban agriculture in the city’s commercial zones. SPUR supports these 
amendments because they will remove existing obstacles that hinder the growth of urban 
agriculture in San Jose.   
 
As we detail in our report, Public Harvest, urban agriculture provides city residents with many 
benefits: vibrant green spaces and recreation, education about fresh food and the effort it takes 
to produce it, ecological benefits for the city, sites that help build community, and a potential 
source of modest economic development. Decades ago, cities across the country restricted the 
growing of food within their boundaries through their zoning code. San Jose, in its most 
recent general plan and through earlier passage of the Neighborhood Agriculture use 
designation, recognized that the city benefits by bringing agriculture back into urban areas.   
 
The current proposal would allow Neighborhood Agriculture, defined as the growing of plants 
and small-scale animal husbandry on less than one acre, as a permitted use in commercial 
zoning districts. This is an appropriate change that can help activate vacant lots with a 
beneficial use and will allow local community groups, such as Garden to Table, to proceed 
with their projects. The update to the commercial zones also follows the recent incorporation 
of Neighborhood Agriculture as a permitted use in industrial zones.    
 
I appreciate your consideration of SPUR’s comments and encourage you to support the 
proposed amendment to allow Neighborhood Agriculture as a permitted use in the commercial 
zones of the city.  
 
Sincerely, 

 
Eli Zigas 
Food Systems and Urban Agriculture  
Program Manager 
 
CC:  Laurel Prevetti, Assistant Director, Planning Division 

Jenny Nusbaum, Senior Planner, Planning Division 
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